
State: TENNESSEE (QAP 
2014)

Tennessee Housing Development Agency (THDA)

Measure Evidence
HOUSING LOCATION: Site and Neighborhood Standards
A1. Mandatory 
restrictions prohibiting 
increases in racial and 
economic (or low-income) 
concentration

No more than 50% of the total amount of Tax Credits 
available for allocation in Tennessee will be allocated to 
developments located completely and wholly within a QCT (p.
5).
 
No more than 40% of the total amount of Tax Credits 
available for allocation in Tennessee will be allocated to 
developments involving preservation or rehabilitation (p. 5). 

A2. Scoring that 
discourages racial and 
economic concentration. 

Up to 69 points given to developments in counties 
identified as having the highest housing need (as calculated 
by amount of prior LIHTC allocation (70% of point score), 
availability (9.2%), affordability (11.6%), and quality (9.2%) 
(p. 20 and Exhibit 2). [Not sure that this really works toward 
de-concentration since it is not readily apparent how point 
scores are calculated and since prior LIHTC allocation has by 
far the greatest weight in the need score.] 

A3. Mandatory 
requirements for 
development in high-
opportunity areas

No. 

A4a. Scoring that 
encourages development in
high-income areas.

No.

A4b. Scoring that 
encourages development in
high opportunity areas.

No.

A5. Scoring or 
requirements that 
preference siting near high-
quality schools.

No.

A6. Scoring that 
discourages development in
distressed neighborhoods.1

 (-) Within the preservation set-aside, the application must 
propose preservation of a development with existing income 
and rent restrictions through programs such as the Low-
Income Housing Tax Credit, Multifamily Tax-Exempt Bonds, or 
programs administered by USDA or HUD.  ≥90% of the units 
must be subject to the existing income and rent restrictions. 
Following rehabilitation, 100% of the units must be subject to 
the existing income and rent restrictions (p. 10-11). 

A7. Scoring or 
requirements that 
preference siting near mass
transit.

No.

A8. Focus on and 
operationalization of a 
neighborhood revitalization 
plan.  

See community revitalization set-aside (10%). 

Within the public housing set-aside, PHAs that have 
received a HUD Choice Neighborhoods Initiative 
Implementation Grant or HUD rental assistance 
demonstration commitment to enter into a housing 

1 Evidence of the inverse: preference for development in distressed neighborhoods (by overemphasizing 
QCT/DDA preference, preference for existing subsidized housing in distressed neighborhoods, preferences 
for low-income matched financing, etc.) should also be noted.
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assistance payments contract for the proposed developments
will be given priority within the PHA set-aside (p. 10). [Second
clause could also pertain to G1 (not so much as a negative for
A6 as it appears to be for new rental assistance 
agreements).]  

2 points to developments eligible for the Public Housing 
Authority Set-Aside that have received a HUD Choice 
Neighborhoods Initiative Implementation Grant (p. 26).  

Up to 6 points to developments located completely and 
entirely within a census tract (other than a QCT) that is, itself,
completely and entirely within an area covered by an 
approved community revitalization plan, as certified by the 
City Mayor or City Attorney (p. 20). 

B1. Local participation in 
site selection is limited to 
statutory minimum.2

HOUSING ACCESS: Affirmative Marketing, Priority Groups
C1. Mandatory 
requirements ensuring 
affirmative marketing.

Developments must have and be operated in accordance 
with marketing plans, lease-up plans, and operating policies 
and procedures which are fully compliant with the Fair 
Housing Act, The ADA, and THDA Affirmative Fair Housing 
Marketing Plan (p. 13).  [See also O4.]

As a part of the site inspection, a review will be conducted 
of the owner’s marketing efforts to attract special needs 
populations and Section 8 applicants as outlined in the 
extended low-income housing commitment (p. 39).  [Also 
applies to D2]. 

C2. Scoring that 
incentivizes affirmative 
marketing.

No.

C3. Scoring that incentives 
language access and 
marketing to non-English 
speakers.

No.

D1. Scoring that promotes 
Section 8 voucher access in 
high-opportunity areas.

6 points to developments which have marketing plans, 
lease-up plans, and operating policies and procedures which 
will give a priority to persons on current Public Housing 
waiting lists (p. 27).

D2. Requirements for 
monitoring Section 8 
voucher access in high-
opportunity areas.

As part of annual compliance monitoring owner must show 
an extended low-income housing commitment was in effect, 
including the requirement that an owner cannot refuse to 
lease a unit in the project to an applicant because the 
applicants holds a voucher under Section 8 (p. 38).

As a part of the site inspection, a review will be conducted 
of the owner’s marketing efforts to attract special needs 
populations and Section 8 applicants as outlined in the 
extended low-income housing commitment (p. 39).  [Also 
applies to C1].

F1. Incentives for larger 
family units.

See F2.

2 Evidence of the inverse: preferences or requirements for local participation should also be noted.
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F2. Incentives targeting 
families/families with 
children

Up to 20 points for developments that give preference to 
HHs with children.  To qualify for these points, (1) ≥20% of all 
units must be 2+ bedrooms and (2) the development must 
include a playground with permanent playground equipment 
and at least 1 of the following on-site amenities: (i) 
appropriately sized, dedicated space with appropriate 
furniture and fixtures for and agreements with providers of 
after-school tutoring or homework help programs; or (ii) 
appropriately sized computer room containing at least 1 
computer with free internet access for each 50 total units; or 
(iii) ball court separate from all parking areas (p. 27).  
[Developments cannot apply for these points and for those 
for serving special needs populations (see O2).]

G1. Scoring that promotes 
units for lowest-income 
households (outside high-
poverty areas).

See A8.

1 point to developments eligible for the Public Housing 
Authority Set-Aside that have received a HUD Rental 
Assistance Demonstration Commitment to enter into a 
Housing Assistance Payments Contract (p. 26). 

Up to 35 points to developments that reserve ≥20% of total
units to HHs with incomes ≤50% of AMI with rents maintained
≤50% of AMI maximums (30 pts for 15% of units; 25 pts for 
10% of units, 20 pts for 5% of units (p. 26). 

REPORTING REQUIREMENTS
H1. Racial/demographic 
reporting requirements.

Owners shall submit, not less than annually, information 
concerning the race, ethnicity, family composition, age, 
income, use of rental assistance under Section 8(o) of the 
United States Housing Act of 1937 or other similar assistance,
disability status, and monthly rental payments of households 
residing in the development in a form and with substance as 
THDA may require (p. 40). 

 
OVERALL ASSESSMENT
TOTAL POINTS POSSIBLE:  300 (Minimum scoring threshold of 132 to be considered.) (Scoring 
systems is such that points can only be gained.) 

 Provisions in A1 are strong.
 Strong emphases on affirmative marketing.
 Little emphasis on development specifically in high income or high opportunity areas.

Notes:  
Set-asides: non-profit (10%), projects involving a public housing authority (10%), preservation 
(25%) special needs housing (10%) (O2), projects in a QCT and that contribute to/are covered 
by a community revitalization plan (10%) (A8) (p. 3, 9-12). 

15 points to developments located in a county/municipality with a growth plan approved by the
local government planning advisory committee as determined by the TN Advisory Commission 
on Intergovernmental Relations.  The Commission requires local officials within each of the 92 
non-metropolitan counties to work together to shape growth policy through the development of
20-year growth plans. The Act did not impose a single, statewide solution. It did, however, 
include five statements of legislative intent: to eliminate annexation or incorporation out of 
fear; to establish incentives to annex or incorporate where appropriate; to more closely match 
the timing of development to the provision of public services; to stabilize each county's 
education funding base and establish an incentive for each county legislative body to be more 
interested in education matters; and to minimize urban sprawl (p. 27).
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As part of annual compliance monitoring, owner must show that if a low-income unit has been 
vacant during the year, reasonable efforts have been made to rent that unit to residents having
a qualifying income and while the unit has been vacant no units of comparable or smaller size 
have been rented to residents not having a qualifying income (p. 38).  [Affirmative marketing 
connection?]

OTHER CATEGORIES
O1. Scoring that promotes 
units for persons with 
disabilities.

See O2.

O2. Scoring that promotes 
units for special needs 
populations.  

See special needs housing set-aside (10%) targeted 
to the disabled, elderly, or homeless (p. 11).

Up to 20 points for developments that give 
preference to HHs with special housing needs. The 
development must include an appropriately sized, 
dedicated space with appropriate furniture and fixtures
for, and agreements with, providers of services 
relevant to special housing needs residents and at 
least 1 of the following on-site amenities: (i) 
appropriately sized computer room containing at least 
1 computer with free internet access for each 50 total 
units; or 
(ii) exercise facility for appropriate group activity for 
special housing needs residents (space must be at 
least 900 square feet, if indoor); or (iii) gazebo with 
outdoor shaded sitting area with ornamental flowers 
and shrubs (p. 27).  [Developments cannot apply for 
these points and for those for serving special needs 
populations (see F2).]

O3. Scoring to promote 
home ownership.

5 points for developments intended for eventual 
tenant ownership.  Must include a binding commitment
to offer the tenant of a single family building at the 
end of the 15-year tax credit compliance period a right
of first refusal to purchase the property. The owner 
must provide to THDA a detailed plan with the Initial 
Application, specifically including how the owner will 
set aside a portion of the rent beginning in year 2 of 
the compliance period to provide sufficient funds to 
the tenant at the end of the compliance period for the 
down payment and the closing costs to purchase the 
units (p. 26-7). 

O4. Provisions affirmatively 
furthering fair housing laws.

Developments must have and be operated in 
accordance with marketing plans, lease-up plans, and 
operating policies and procedures which are fully 
compliant with the Fair Housing Act, The ADA, and 
THDA Affirmative Fair Housing Marketing Plan (p. 13).  
[See also C1.]

Fair Housing Act violations involving a finding of 
discrimination by an adverse final decision from a 
federal court or a judgment enforcing the terms of a 
consent decree will result in all individuals of said 
development being prohibited from participating in the
LIHTC program in TN for 5 years (p. 14).
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As part of annual compliance monitoring, owners 
must show that all units in the project were for use by 
the general public, including the requirement that no 
finding of discrimination under the Fair Housing Act 
occurred for the project (p. 38). 
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